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Preface 

This   workbook  constitutes  the  first  step  toward   developing   a   systematic 
review  of  land   use  and   zoning   designations   in   the   Roxbury   District.      The 
need   for  a  comprehensive  examination  of  how  the  community  will    physically 
evolve  over  the  next  generation   calls   for  sound   planning   and   far-sighted 
decision-making . 

With   the  general   decline  of  manufacturing   and   other   labor   intensive  commercial 
uses  which   were  established   in   most  sections  of   Roxbury  a   generation   ago  and 
with   the  emergence  of  regional    shopping   districts,    past  patterns  of  land   use 
and   development  are  no   longer  viable. 

New  forms  of  land  ownership   (cooperative,    condominium,    limited   equity, 
congregate)    require  new   precepts  and   value  definitions  to  ensure  orderly  and 
equitable  development  opportunities. 

Additionally,    the  decreasing   size  of  families,    the  socio-economic  effects  of  a 
largely  poverty  oriented   and   unskilled    labor  base  and  the  emergence  of  a 
service  and  transactional   economy  all   contribute  to  the  demand   for  creative 
uses  of  scarce   land    resources   in   this  community. 

The  many  and  varied  requirements  of  the  community  which  allow  for  a  quality 
and  challenging  lifestyle  are  all  contingent  upon  a  rational  and  fully  informed 
community   participation   process. 

The  following   material   outlines  the   process   which   the   Flynn   administration 
believes  will    result  in   the  greatest  opportunity  for   local    residents  to   involve 
themselves   in  the  planning   and   implementation  of  new  zoning   regulations  for 
the  city  and  for  the   Roxbury  community.      This  workbook  also  contains  a 
compilation  of  issues   and   an   area   profile  which   will   assist  the  community  to 
identify  and    review  those  aspects  of  community  dynamics   which   affect  present 
lifestyles  and  future  aspirations   for  the   Roxbury  area. 
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Roxbury    IPOD   Discussion  Workbook 

I.     INTERIM    PLANNING    OVERLAY    DISTRICT 

The  current   Boston    Zoning   Code  and   Maps  were  adopted   over  twenty  years 
ago.      Since  that  time,    there   have  been   several   amendments  made  to  these 
regulations,    but  these  changes  were  made  without  comprehensive  analyses 
leading   to  overall    revisions   to  the   zoning   of  the   neighborhoods.       In 
November,    1984,    the   Zoning   Commission   approved   the   creation   of  the    Interim 
Planning   Overlay   District   (IPOD)   mechanism  as  a  direct   response  to  community 
concerns  about  outdated   and   possibly   inappropriate  zoning. 

The    Interim   Planning   Overlay   District   is   a  Special    Purpose  Overlay   District  in 
the   Boston   Zoning   Code.      It   is  designed   to  allow  comprehensive  planning   and 
rezoning  of  a   neighborhood    in   concert  with   the  community.      It  recognizes  that 
a   reasonable  amount  of  time   is    required   to  complete  the  comprehensive 
planning   study,    and   that  during   that  period   it  is  essential   to   protect  the  area 
under   review  from   unwise  development  that  would   undermine  the  ultimate 
goals  of  the   planning   and    rezoning    process. 

The   Flynn   Administration    is   committed   to  a  collaborative  planning   process. 
The   land   use   issues   in    Roxbury  mandate  comprehensive   planning   by  the   City 
and   the  community.      In  order  to   begin   this   process,    the   Boston 
Redevelopment  Authority  will    petition   the  Zoning   Commission   to  adopt  a 
Roxbury    Interim   Planning   Overlay   District   regulation   to   be   in   effect  for  two 
years.      This   regulation   will   be  written   as   an   amendment  to  the  Zoning   Code 
and   will    include  the  following   sections. 

1.  Physical    Boundaries:      This   section   gives  exact   boundaries  for  the 
Roxbury   planning   area. 

2.  Time   Period:      This   section   establishes  the   period    in   which   the    IPOD  will 
be  in   effect.      In   the  case  of   Roxbury,    the    IPOD   will    be   in   effect  for  two 
years.      At  the  end  of  the  two  years,    the    Interim   Planning    Permit 
process   will   expire  and,    either  the  new  zoning   developed   during  the 
planning   process   will    be   implemented,    or  the  original,    pre-IPOD  zoning 
districts  will    be  put  back   in   force. 

3.  Characteristics  of  the   District  that  Make  the  Current  Zoning 
Inappropriate:      This   is  an   explanation  of  why  the  current  zoning   may  be 
inadequate  or   inappropriate.      For   instance,    underlying   zoning   may  allow 
uses   adjacent  to   residential    sites  that  create  conflicts;    height  controls   in 
addition  to  floor  area    ratio  controls   may   be   required   to  control   develop- 
ment. 

4.  Goals   and   Objectives:      This   section   provides   a   list  of  the  objectives  to 
be  achieved   in   developing   new  zoning   for  the   planning   area. 

5.  Interim   Controls:      For  two  years,    the    Interim   Controls  outlined   in   this 
section   will    regulate  development  in  the    IPOD.      Allowed  or  exempt  uses, 
forbidden   uses,    and   those  uses  which   will    require  an    Interim   Planning 
Permit  will    be  specified. 
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6.        Timetable:      A   timetable  will    be   specified   for   performing   planning    studies 
and   drafting   the   new  zoning   districts.      Tasks   in   the  timetable   include: 
mapping   existing    land   uses;    establishing   design,    planning,    and   environ- 
mental  goals;    and   defining   the   new  zoning.      At  the  end   of  the  two 
years,    any   proposed   new  zoning   will    be   recommended   to  the   Zoning 
Commission   for  adoption. 

Projects  that  are  proposed   during   the  two-year   I  POD   period   must  adhere  to 
the  following   process   established   through   the   Zoning   Code:      Applicants   for  a 
building   permit,    change-in-use   permit,    or  change-in-occupancy   permit  which 
are  not  exempt  under  the    IPOD   regulations  will    have  to   receive  an    Interim 
Planning    Permit  from  the   Board  of  Appeal    before  the    Inspectional   Services 
Department  can   issue  the   requested   permit. 

Based   upon   the  adopted    IPOD   regulations,    the    Inspectional   Services 
Department  will   determine   if  an    Interim   Planning    Permit  is   required.      If  so, 
the  application   will    be  denied   and   forwarded   to  the   Board  of  Appeal   and   the 
Boston    Redevelopment  Authority. 

After  community   review,    the   Boston    Redevelopment  Authority,    as  the  City's 
planning   agency  must,    within   90  days,    report  to  the   Board  of  Appeal   whether 
or  not  the   proposed   action    is   consistent  with   the  planning   goals  for  the    IPOD, 
the  comprehensive  planning   process,    and   with   the  contemplated    land   uses. 

The   Board  of  Appeal   will    hold   a   public   hearing   on   the  proposal.      In  order  to 
issue  an    Interim   Planning    Permit,    the   Board   must  find   that  the  proposed 
action   is  consistent  with   the   land   use  objectives  of  the    Interim   Planning 
District,    and   that  the  proposed   changes   will   not  adversely  affect  the  compre- 
hensive planning   process. 

II.      COIVIIVIUNITY    PARTICIPATION-PLANNING   AND   ZONING 
ADVISORY    COMMITTEE 


A.  ORGANIZATION 

In  order  to  facilitate  full   community   participation   in   the    IPOD   planning   and 
zoning   process  the   Roxbury   Planning   and   Zoning   Advisory   Committee 
(RPZAC)   will   be  established.      The  committee  will   be  constituted   as  a   sub- 
committee of  the   Roxbury   Planning   Advisory   Committee   (RPAC)   which   has 
been   established   by  the  Mayor  and   the   Roxbury  community  as   the  official 
advisory  body  to  the   Boston    Redevelopment  Authority   concerning   planning 
and   redevelopment  of  the   Roxbury  community. 

The   RPZAC   will   assist  the  Authority  and   the  Mayor's   Office  to   Neighborhood 
Services  to  carry  out  the  objectives  of  the    Interim   Planning   Overlay   District. 
The  committee  will   also  make   recommendations   concerning   the    IPOD   process   to 
the   Planning   Advisory  Committee. 

B.  MEMBERSHIP 

Seven    (7)  to  nine   (9)   community   residents   selected   by  the   Roxbury   Planning 
Advisory   Committee  and   the   BRA.      Such   selections   may   be  based   upon   an 
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elective  or  appointive   process   in   accord   with    regulations   establislned   by  the 
Planning   Advisory   Committee. 

C.  FOCUS 

The  dual    focus  of  the   Committee  will    be  to: 

o      Establish   goals   and  objectives  of  the    Interim   Planning   Overlay   District 
zoning    regulation. 

o     Participate   in   comprehensive  planning   analyses   and   development  of 
revised   zoning. 

The  central   concern  of  the   Committee  will    be  to  assist  the  City   in   developing 
new  zoning   for   Roxbury. 

D.  BRA  STAFF  SUPPORT  AND  RESOURCES 

A    Program  Manager  will   be  designated   to  work  with   the  Committee. 
Appropriate   staff  support  will    be  provided   to  assist  in   meeting   the   needs  of 
the  Committee's    responsibilities.      Such   support  will    include  the  development 
and   presentation  of  educational   materials   to  assist  the  committee  to  understand 
and   apply   land   use   principles   in   the  context  of  the   local   community. 


ISSUES 


A.        HOUSING 

The   need   for  quality  affordable  housing    is   particularly  acute   in    Roxbury. 
The   recent   rapid   acceleration   in   property  values  which   has  affected   all 
sections  of  the  city   places   Roxbury  at  a   crossroad   where  conflicting   priorities 
vie  for   precedence. 

With   its   high   percentage  of   low   income  families  there   is  a  demonstrated   need 
for  continued   housing   subsidized   programs.      The   increasing   scarcity  of  land 
and   rising   values  coupled  with   the  needs  of  moderate  and   market   rate   renters 
and   buyers   press   the  call   for  quality   housing   at  prices  which   the  poor  cannot 
afford. 

Additionally,    the  economic  crisis   precipitated   by  a   preponderance  of  sub- 
sidized  and   public  housing   concentrated    in   this  community   reveals  the  need 
for  families  of  higher  income  to   stimulate  and   maintain   the   local    retail 
economy. 

The   legitimate   interests  of  those  who   proclaim  the  need   for  protection  of  low 
income  families  from   unfettered   economic  exploitation,    gentrification   and 
displacement  must  be   balanced   and    reconciled   with   the  need   for  social 
stability,    community  economic  well-being   and   homeownership  opportunity  for 
all   who  wish   to   reside   in   the  community. 
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Such   balance  and    reconciliation   can   occur  when   the  community   has   a   sense  of 
the  types  of  housing   uses   needed   and   where  there   is   an   understanding   of  the 
benefit  of  siting   housing   at   locations   where  the   renter/owner  can    realize  the 
greatest  benefit  for   his   needs   and   preferences. 

Currently,    many  different  types  of   residential    uses   are   located    in   hodgepodge 
fashion   throughout  the  community.      While   some  uses,    such   as  many  area 
nursing   and    rest  homes   were   seemingly   located   with   some   rational    relationship 
to  their   surroundings,    many  more   uses   (e.g.,    rooming   houses,    converted 
single  family   buildings  and   apartment  buildings)   were  simply   sited  or 
converted   with    little  concern   for   impact   upon   adjacent  or   nearby   uses. 

While  most  existing   uses   cannot  be  changed   because  they  occurred  either 
prior  to  adoption   of  the  current  zoning   code  or  because  a   variance  has   been 
granted   by  the   Zoning   Board   of  Appeals,    there  are  many   illegal   and  offensive 
uses   which   can   be   identified.      Most  importantly,    it   is  essential   that  the 
committee   begin   to   review   the  enforcement  apparatus  of  the  zoning   code  to 
strengthen    its  capacity  to  ensure   rational   development  of  new   residential 
uses. 

Because  of  the   historic  development  of  the   Roxbury  community,    because  of 
less  than   vigilant   review  of  proposed   zoning   variance  and   use   petitions  over 
the   past  decade,    and   because  of  the   infusion   of  massive  amounts  of  public 
dollars  and   subsidy   programs  there  exists   numerous   instances  of  conflicting 
and   confusing    residential    land   uses.      There   is  a   need  to  consolidate  these 
uses   into  a  mode     configuration   which   can   direct  the  future  development  of 
the  community.      Residential    uses   in   the   Roxbury  community   include: 

A.  Single  family 

B.  Multi-family 

C.  Apartment  buildings 

D.  Public   housing/subsidized   housing 

E.  Institutional    housing    (nursing   homes,    homeless   shelters,    rooming   houses, 
hotels,    artist  housing,    group   homes,    pre-release  centers,    residential 
treatment  centers,    dormitories). 

The   issues  which   the  committee  will    review   include: 

o  Appropriate  siting  of   residential    uses 

o  Disposition  of  publicly-owned 

o  Impact  of  increasing    property  values   upon   homeownership  opportunity 

o  Need  for   balanced   equity   opportunity  for  all    income  groups. 


B.       TRANSPORTATION 

The   primary  transportation   issue  facing   the   Roxbury  community   is  the 
proposed   development  at   Dudley  Square  and  the  scheduled    relocation  of  the 
M.B.T.A.    Orange   Line  from   its   present  route  and  terminal   at   Dudley  Square 
to  the  newly  built  rapid   transit  corridor  along   the  new  Southwest  Arterial. 
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With   the   removal   of  the  existing   elevated   structure  along   Washington   Street 
and   the  discontinuance  of  Dudley  Station   as   a    rapid   transit   station,    numerous 
traffic  and   transportation    impacts  and   pedestrian   access   issues   are  presented. 

The  central   concerns  which   must  be  addressed   by   the   RPZAC    include: 

o     M.B.T.A.    replacement  service  options 

o      Impact  upon    increased   vehicular  traffic  flow  and   density 

o      Impact  of  loss  of  ridership   upon    local    businesses 

o      Impact  of  diminished   access   to   Dudley  municipal   center 

o     M.B.T.A.    replacement  service  options   (L.R.V.    or  bus) 

o      Impact  of  increased   vehicular  traffic  flow  and   density  at   Dudley  Square 

and   along   Washington   Street, 
o      Impact  of  reduced   public  transportation   service  upon    local    business, 
o      Impact  of  diminished   access   to   Dudley  Municipal   Center   (library, 

courthouse,    police   station,    municipal    services   site  offices), 
o      Impact  of  increased   parking   demand   along  Warren   Street  and  Washington 

Street  as  a   result  of  retail   and  office  space  development, 
o      Need   for  new   parking   facilities  to  meet  general    increased  demand 

throughout  the   Dudley  Square   Business   District, 
o      Need   for   special   transportation   service  and   facilities   for  handicapped   as 

a   result  of  completion   of  Morgan   Memorial   complex   at  Parcel   6. 
o      Impact  of  likely   increased   parking   demand   at   Heritage  State   Park 

facilities,    particularly  at  John    Eliot  Square  and   at  the   Burial    Ground   and 

Nawn    Factory   sites, 
o      Need   to   review   public  transportation   service  to  Grove   Hall,    Uphams 

Corner,    and   Mattapan. 

C.   INSTITUTIONAL  ENCROACHMENT 

The   Roxbury  community  encompasses   a   number  of  higher  education   and 
medical   facilities   including    Northeastern,    Wentworth    Institute,    Brigham  and 
Women's   Hospital,    Harvard   Medical   School,    N.E.    College  of  Pharmacy, 
Humphrey  Occupational    Resource  Center  and    Roxbury   Community   College.      Of 
these.    Northeastern   and   the   Roxbury   Community   College,    currently   under 
construction  on   Columbus   Avenue  present  significant  concerns   regarding 
future  expansion   into  the   nearby    Lower   Roxbury   residential   community. 

Northeastern   intends  to  develop   parking   and   possibly   recreational   facilities 
near  Melnea   Cass   Boulevard,    and    Roxbury   Community   College's   new   12  acre 
campus  will    impact  upon   the  quality  of   life   in   adjacent  neighborhoods. 

Any  new  construction  of  multi-level   classroom,    research  or   residential 
(dormitory)   facilities  must   result   in   positive   benefits  for  the   local    residential 
community  and   be   sensitive  to  the  effects  of  shadow,    wind   and   massing. 
Similarly,    much   consideration   must  be  given   to  the   incidental   effects  of  major 
structures   such   as  those  contemplated   at  Parcel    18  and   along   the  proposed 
Melnea   Cass   Business   Park   District. 

The  increased   needs  for  water  and   sewerage   services,    refuse  and   garbage 
removal   and   increased   vehicular  traffic  are   real   concerns   with   which   the   local 
residential   community  will    have  to   permanently  co-exist.      Only   if  these 
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matters   are  openly  discussed   with   community   involvement  at  each   stage   in   the 
planning   process,    can   conflicts   be  minimized   and   fears   subdued. 

Additionally,    demand   for  private   rental   and/or   sales  of  existing   housing   units 
by   students   and  office  workers  may  create  conflicts   among   the  existing 
residents. 

Primary  concerns  to  be  considered   by  the   RPZAC    include: 

o  Impact  upon   traffic   flow  and   density 

o  Impact  upon    pedestrian   and   child   safety 

o  Impact  of   increased   demand   for   rental    units 

o  Impact  of  increased   demand   for  municipal    services 

o  Impact  upon   availability  of  supporting    retail    services 

o  Impact  of  planned   development  at   Parcel    18 

o  Physical   orientation  of  buildings 


D.        INDUSTRIAL    DEVELOPMENT 

A   significant  percentage  of  the   land   within   the   Roxbury   District  contain 
industrial,    manufacturing   and   commercial   activities.      In   many  instances  the 
current  uses   are   inconsistent  with   existing   or   planned   future  commercial   and 
residential   development  goals. 

Also,    as   a   result  of  activities   began   prior  to  the  adoption   of  the  current 
zoning   code,    there  are   instances  of  uses   which   are   inconsistent,    and  often 
offensive  to  neighboring   uses  and   to  public   safety  and   health. 

Seemingly  ill-considered  juxtapositions  of  commercial  and  residential  activities 
have,  insome  instances,  resulted  in  potentially  hazardous  or  dangerous  situ- 
ations . 

Additionally,    there   is  the   need   to   identify  opportunities  for  the  introduction 
of  new,    high   technology  commercial    and   industrial   activities   which   will   address 
the   need   for   skilled   and   unskilled   employment  for   local    residents. 

The  proposed   Melnea   Cass   Business   District  anticipates  the  development  of 
several   multi-level   mixed-use  buildings.      Such   major  vertical   development  near 
existing    residential   mid-rise  and   townhouse  style  developments    require  special 
sensitivity   in   planning   to  minimize  the  effects  of  wind,    light  and  other 
environmental    issues. 

The  beneficial   creation   of  job  opportunities   and   business  development   in   this 
community  must   be  tempered   by   perceived   and   real    incidental    impacts   which 
may   be  inimical   to  the   needs  or  aspiration   of  the   local   community. 

Essential  to  the  review  of  current  commercial  uses  throughout  the  community 
include  a   consideration   of  several    issues: 

o     The  impact  of  vertical   development  along   Melnea   Cass   Boulevard, 
o     The  community's   interest   in   promoting   new  commercial   activities   in 
Roxbury 
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o  Impact  of  environmentally  offensive  or   noxious   uses   in   the  community 

o  Need   to   identify   preferred    locations  for   industrial   development 

o  Need   to   site  certain   offensive  uses  within    prescribed   boundaries 

o  Impact  of  vehicular  traffic  and   pedestrian    safety 

o  Need   to  examine  off-street   loading   facilities 


E.         NEIGHBORHOOD    COiVIMERCIAL    DISTRICTS 

The   primary   neighborhood   commercial   districts   in    Roxbury  are   Dudley  Square 
and    Grove   Hail.      Peripheral   commercial    districts   at   Egleston   Square   and 
Uphams   Corner  comprise  the  economic   lifeblood  of  the  community.      Satellite 
retail   centers   such   as  Washington    Park  Mall,    Humboldt  Avenue  and   sections  of 
Dudley  Street  and    Blue   Hill    Avenue  complement  the  primary  districts. 

Unfortunately,    because  of  a   number  of  socio-economic  factors   none  of  the 
community's   retail   areas   has   achieved   more  than   marginal   to  moderate  success 
in    recent  years.      These  are  gaping   pockets  of  vacant  shops  throughout  all 
retail    sections   although   there  has   been   a   recent  increase  in   private   investment 
at   Dudley  Square. 

Clearly,    with   the  anticipated    revitalization   of   retail   districts   as  a   result  of 
public  and   private   incentives   and   as  a   result  of   rising    real   estate  values, 
many   issues   regarding   appropriate  development  must  be  considered   by  the 
RPZAC.      Such   issues   include: 

o      Need   to  develop   marketing   strategies   which   will   encourage  commercial 

investment 
o     Appropriate  siting  of  new  commercial   activities   in    relation   to   residential 

communities 
o      Impact  of  excessive   presence  of  alcoholic   beverage   licenses   upon   quality 

of   life  and    street  safety 
o      Impact  of  adult  entertainment  activities   upon   the   interest  of  new   business 

investment 
o      Impact  of  vehicular  traffic  flow  and   density  and   pedestrian    safety  at 

revitalized   commercial   districts 
o     Need   for   streetscape  and   facade  design   criteria 
o      Impact  of  planned   Melnea   Cass   Business   District  upon    local    Dudley 

Square   businesses 
o      Need   for  private   investment  models  which   will    stimulate   local   employment 

opportunities 


F.         VACANT    LOTS 

The   Roxbury  community   has   been   negatively   impacted   by  a   large  number  of 
vacant   residential   and   commercial    lots   as  a   result  of  disinvestment,    arson, 
deterioration   and   neglect.      This   phenomena   has  caused   many   neighborhoods  to 
lose  their  historical   and   social    identities   and   has  weakened   the  character  and 
fabric  of  the  community   in    large  measure.      Moreover,    many  of  these  3,000+ 
lots  are  either  publically  owned  or   in   quasi-public  control. 


DUD9/A/030586  -   8   - 


While  the   BRA   and  other   public  agencies   are  attempting   to  address  the   need 
to   restore  these  properties  to   productive   use,    several   aspects  of  such   activity 
should   be   reviewed   by  the   RPZAC: 

o      Need   to   re-zone  certain   land   along   traditionally  commercial   corridors   for 

residential    use 
o      Need   to   identify  areas   where  future  mixed-use  activities  may   be  appro- 
priate 
o     Need  to   review  the  appropriateness  of  the  current  minimum   square 

footage   requirement  for  single  family   new  construction 
o      Impact  of  further   increase   in    rental    units 
o      Impact  of  growing   need   for   housing   alternatives  for   low-income  and 

homeless   population 
o      Impact  of  increased   housing   construction   upon   parking   and  traffic 

density 
o      Need   to   identify   parcels  which   can   be  assembled   to  create  viable  housing 

options 
o      Impact  of  upward   pressure  on    rents   upon    low-income   persons   and   the 

elderly  as  a   result  of  in-migration  of  higher-income  families 
o      Potential   for  displacement  of  long   term   residents  of  the  community 

G.        ENVIRONMENTALLY    HAZARDOUS    AND/OR    OFFENSIVE    COMMERCIAL 
ACTIVITIES 

The   Hampden,    Eustis,    George,    Girard    rectangle  also   known   as  the  transfer 
station   block,    located  just  north   of  the   Dudley  Street/Blue   Hill   Avenue 
intersection,    contains  the  most  offensive  array  of  hazardous   and   environ- 
mentally dangerous   activities  existing   throughout  the  entire  city.      Approxi- 
mately 85%  of  the  city's   refuse   is   stored   here  for   loading  onto  trucks  for 
shipment  to  approved    landfills. 

A   prime  objective  of  the  city  administration    is   the  eventual    relocating  of  these 
activities  to  a  more   suitable  site.      With   these  activities    recurring   virtually 
adjacent  to  a   major  public   housing   development  and   near   residential    neighbor- 
hoods,   it  is  essential   that  the   RPZAC    review  these  and   associated   uses   here 
and   at  other  manufacturing   and   commercial    sites   in    Roxbury,    e.g.,    Geneva 
Avenue,    Quincy  Street,    and   Columbus   Avenue. 

Additionally,    the   random   pattern   created   by  the  historical   development  of 
small   owner-operated   manufacturing   plans,    job  machine   shops,    and   regional 
assembly  and   distribution   businesses   established   in   the   Dudley  Square  and 
Roxbury  commercial   areas   prior  to  World  War   II    serves   as   an   artificial    barrier 
between    residents  and   neighborhoods   in   many   instances.      In   some   instances 
such    long-standing   uses   have  constructively  created   permanent  boundaries 
between   neighbors   which   have  been   accepted.      The  continued   existence  of 
such   uses  may   be  appropriate,    e.g.,    commercial    uses   near  Warren   Street  and 
Elm   Hill   Avenue,    manufacturing   activities  on   Cheyney  Street,    and   construction 
and   manufacturing   uses   near  Warren   Street  and   Martin    Luther   King 
Boulevard. 

However,    in  other   instances   such   uses  may  constitute  an   undesirable  and 
offensive  division   and   barrier  stifling   neighborhood   growth   and   stability  and 
frustrating  future  beneficial    land   use   potentials.      Prime  examples   include  the 
siting  of  refuse   removal   facilities   near   residential   areas   (transfer  station 
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block),    siting   of  the  M.B.T.A.    Car   Barn   on   Washington   Street,    and   the 
siting   of  open  junk  storage  facilities  on    Harrison   Avenue. 

Moreover,    some   such   uses   may  generate  hazardous  or  dangerous  waste  waters 
or  air-borne  by-products   which   are  detrimental   to  the   local   community  or 
which   may   tend   to  depress   land   values. 

Pivital    issues   which   the  committee   should    review   include: 

o     Appropriate  siting   of  new  and   existing   uses  away  from   residential   areas 
o      Need   to  police  the  types   and   volume  of  refuse   removal   and   chemical 

storage  activities 
o      Impact  of  such   activities   upon   current  and   future  traffic  density 
o      Impact  of  refuse  transfer  activities   upon   presence  of  rodents   and 

potential   for  transmittal   of  infectious   diseases 


H.        HISTORIC    PRESERVATION 

Much   of  the   Dudley  Square  area   contains   buildings   and   sites  which   are 
historically   significant.      More  than   40  such    locations   have  been   identified   in 
the   Dudley  Square   Business   District.      The  need  to  preserve,    restore  and 
protect  these  structures   is  clear.      As  a   result  of  Dudley  Square   recently 
being   accorded   historic  district  designation   by  the  Commonwealth  of  Mass.    as 
significant  opportunity   is   presented   for  conservation   activities. 

Unfortunately,    unlike  other  areas  of  Boston   where   such   structures   have 
generally   been    recognized   and   utilized   for   institutional,    residential   or 
commercial    uses  over  many  decades,    many   such   structures   in    Roxbury   have 
been   neglected   and   ignored,    or  worse,    simply  abandoned   and   boarded   and 
potentially  victim  of  arson.      SevenI    historic  structures   have   been   demolished, 
many  as  a   result  of  arson   suspect   fires   in   the  past  five   years. 

The  general   economic  decline  and   private  sector  disinvestment  in   the  Dudley 
Square  area  over  the  past  20  years  contributed   greatly  to  the  deterioration  of 
historically   significant  structures   such   as  the   Ferdinand    Building,    Ruggles 
Hall   and   the  Comfort   Hotel    building.      Most  of  these  buildings  are  empty  and 
boarded  or  mostly  vacant. 

With   the  anticipated   resurgence  of  the   Dudley  Square   Business   District, 
interest  by   private  investors   could   serve  to   revitalize  these   structures, 
restoring   many  to  their  former  character  as  architectural   and   historic 
showpieces. 

There  is   also  an   obligation   on   the   part  of  the   public   sector  to  create 
initiatives   to   restore  and   maintain   publicly-owned   structures   such   as  the 
Dillaway  Thomas   House,    the   Nawn    Factory  and   the   Eliot   Burial   Ground. 
These  and  other  buildings  and   parks   require  the   involvement  of  community 
residents   and   groups  working   with   government  and   private  sector  to  ensure 
the  continued   maintenance  and   appreciation  of  these   landmarks. 

As   such    restoration   interest  develops,    there  are  a   number  of  pre-planning 
issues  which  the  committee  should   consider: 
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o  Categorizing   and   indexing   of  historically   significant  structures 

o  Develop   historic   restoration   goals   for  the  community 

o  Development  of  working    relationship   with   historic  associations   and 

museums 

o  Development  of  guidelines   for   rating   historic   structures 

o  Working   with    local    businesses   interested    in    restoring    landmark   structures 

o  Develop   relationship   with   city  and   state  agencies  concerned 

I.         OPEN   SPACE    PRESERVATION 

There  are  many   vacant  publicly-owned    lots   in   the   Roxbury  community   which 
are  too  small   or  otherwise  unsuitable  for   housing   creation   activities.      As   a 
result  of  the  typically   small    lot  configuration   and   close   proximity  of  residential 
buildings  there  exists   generally  a   high   density   ratio   particularly   in   historic 
neighborhoods.      Sound   planning   calls  for  the  use  of  available  vacant   lots   in 
residential   areas  for  open   space   reservations. 

In   the   past,    such    lots   have  been   sold   to  abutters  or  community  groups   who 
pledge  to  maintain   the   lots   as  green   areas  or   passive   recreation   parks. 
However,    with   the  growing   scarcity  of  available   land,    partly  as  a   result  of 
rising    land   values,    it  may   be  appropriate  for  public  agencies  to  ensure  the 
permanence  of  such   parks   by   retaining  ownership   and   granting   long-term 
leases  to   individuals  or  groups   who  agree  to  maintain   the  site. 

This   is   an   issue  with   which   the  community   should   have  the  opportunity  to 
address.      Options   and   policies   which   will   determine  the  use  of  such   open 
space   reservations  for  future  generations   should   be  fully   reviewed   by  the 
committee. 

Impact  issues  which   should   be  considered   include: 

o  selection   process   for  potential    reservations 

o  ownership  and   control    preferences 

o  long-term  goals  of   local   community 

o  financial    responsibility  for  maintenance 

o  safety  and    liability   issues 

o  terms  of  lease 


IV.    NEXT   STEPS 
1  .        Define  issues  to  be  addressed   by  the  planning   process 

2.  Develop  timetable  for  the   planning   and   rezoning   process 

3.  Define  any   sub-committees  of  the   RPZAC   and   any  sub-areas  of  the    I  POD 

4.  Develop  the    Interim   Planning   Overlay   District   Regulation 

5.  Appoint   Planning   and   Zoning   Advisory  Committee  members 

6.  Petition  the  Zoning    Commission   to  adopt  the   Roxbury    Interim  Overlay 
District   Regulation 
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V.        ROXBURY    AREA    PROFILE 

Roxbury   is  one  of  the   largest  minority   neighborhoods   in   the  city  and    in   the 
state.      It  contains   about  20   percent  of   Boston's   total    Black   population   as   well 
as   a  fast-growing    Hispanic  community.         Located   to  the   south   of   Boston,    it   is 
approximately  two  miles   from  downtown   and  one  mile  from   Back   Bay. 

The  Greater    Roxbury  area   has   long   been   a   neighborhood   in   economic  decline, 
although    recent   indications   point  to   a   future   of  great   promise.       Fifty   years   of 
economic   distress   have   eroded   the   well-being   of  an   area   that  was   once   a 
thriving    residential,    commercial,    and    industrial    neighborhood   center  of 
Boston.      Roxbury   is   a   community   comprised   of   larger   families   than    in   the  city 
as  a  whole,    with   many  female-headed   households   with   children.      The  area   has 
a   larger  problem  with   unemployment  than   the   rest  of  the  city,    although   more 
jobs  are   in   professional   and   service  occupations   than   in   the  past  and   health 
care  dominates  the  industry   profile.      Incomes   are   lower  and   poverty   is   more 
prevalent  than   citywide  although   some  gains   were  made  between   1970  and 
1980. 

During   the   last  twenty   years,    some  progress   has   been   made  through   substan- 
tial   public  investment   in    Dudley  Square  and   the  dedicated   efforts  of  local 
business   people  and   community   leaders.      The  economic   potential   of  the  area   is 
bright  given   its  excellent   location,    proximity  to  the  downtown   economic   boom, 
stabilizing   population    losses,    rising   property  values,    property  tax   reform 
benefits,    increasing   public  and   private   investment,    active  community   involve- 
ment,   and   attractive  sites  for  future  development. 

A.  Population 

o  Forty-seven  percent  of  all  Roxbury  residents  were  born  out  of 
Massachusetts  or   in   foreign   countries. 

o  ROXBURY'S  YOUNG  PEOPLE,  AGE  14  OR  YOUNGER,  COMPRISE  27 
PERCENT  OF  THE  TOTAL  POPULATION:  THE  CITY-WIDE  RATE  IS 
17   PERCENT. 

o      In    1980,    the   Roxbury   population   was   33,086.      Of  the  total   popula- 
tion  29,274   residents  or  89   percent  were   Black,    1,756  or  5  percent 
were  White,    2,469  or  4  percent  were  Asian,    and   the   remaining    1,918 
were  of  other   races. 

B .  Households 

o  OVER  HALF,  54  PERCENT,  OF  ALL  ROXBURY  FAMILIES  WERE 
HEADED  BY  WOMEN  COMPARED  TO  A  30  PERCENT  CITY-WIDE 
RATE. 

o  Sixty-four  percent  of  Roxbury  households  were  families.  This 
compares  to  53   percent  for   Boston   as  a  whole. 

o     The  average  size  of   Roxbury  households  was   2.74  persons  compared 
to  2.4  for   Boston,    2.69  for  the  metropolitan   area. 
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o     The  average  size  of   Roxbury  families   was   3.43  persons   compared   to 
3.30  for   Boston,    3.33  for  the  metropolitan   area. 


C.        Income 


o  IN  1980  ROXBURY'S  HOUSEHOLD  INCOME  WAS  $9,305,  ONLY  74 
PERCENT    OF    THE    BOSTON    MEDIAN    OF    $12,530. 

o     The  median   income  for   Roxbury  families   was   $10,649,    only   66   per- 
cent of   Boston's   $16,062. 

o  Because  Roxbury  has  larger  household  and  family  sizes,  the  per 
capita  income  of  its  residents,  $4,515  was  only  69  percent  of  the 
Boston   figure,    $6,555. 


o 


THE    PER    CAPITA    INCOME    OF    THE    DUDLEY    SQUARE    AREA   WAS 
$3,541. 


o     Sixty-eight  percent  of  all    Roxbury   households   had   wage  and   salary 
earnings,    only   slightly   less  than   the  75  percent  city-wide   rate, 
showing   that  workers   probably   have   lower  paying  jobs. 

o     Thirty-four   percent  of   Roxbury   households   were  on   public 
assistance   (excluding   subsidized   housing),    more  than   double 
Boston's   15   percent. 


D.        Poverty 


o      TWENTY-NINE    PERCENT    OF    ALL    ROXBURY    RESIDENTS    HAD 
INCOMES    BELOW   THE    OFFICIAL    U.S.    1980    POVERTY    LEVEL 
COMPARED    TO    20    PERCENT   OF    ALL    BOSTONIANS. 

o     Twenty-eight  percent  of   Roxbury  families   and  over  forty   percent  of 
Dudley  Square  families   are   below  the  poverty   level. 

o      Nineteen   percent  of   Roxbury's   elderly  are  below  the  poverty   level 
slightly  worse  than   for  all   of  Boston. 

o      SIXTY    PERCENT   OF    ROXBURY    RESIDENTS    HAD    LOW    INCOMES 

WHEN    CALCULATING    THE   SHARE    OF    PERSONS    BELOW   A    LEVEL   OF 
TWICE   THE    POVERTY    RATE    IN    1979. 

Employment  and    Unemployment 

o      THE   THREE    INDUSTRIES   WITH    THE   GREATEST   SPECIALIZATION 
FOR    ROXBURY    EMPLOYEES   WERE    MANUFACTURING,    HEALTH 
SERVICES,    AND   GOVERNMENT. 

o      Fifty-four  percent  of   Roxbury   residents   were   in   the   labor  force 
compared   to  60  percent  for   Boston. 

o     The  1980  unemployment   rate  for   Roxbury  was   10.4  percent  at  a  time 
when  the   rate  for   Boston   was  6.1    percent.      The   rate  for   Dudley 
Square  was  19  percent. 
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o      VERY    ROUGH    ESTIMATES    SHOW   THAT    ROXBURY'S 

UNEMPLOYMENT    RATE   MAY    BE   CLOSE   TO   12   PERCENT    IN    1985 
WHILE    THE    CITY    RATE    IS    ABOUT    4    PERCENT. 

o      In    1980  the  unemployment   rate  for  teenagers   without  a   High   School 
diploma   was   40  percent,    showing   the  problems  of  a   young,    inex- 
perienced   labor  force. 

o      Forty-nine   percent  of   Roxbury  employees   were   in   white-collar 

occupations   and   51    percent  were   in   blue-collar  and   service  occupa- 
tions.     For   Boston,    61    percent  of  all   employees  were   in   white-collar 
occupations   and   39   percent  were   in   blue-collar  and   service  jobs. 


F.  Transportation 

0      Fifty-seven   percent  of   Roxbury   households   have  no  vehicle  available 
versus   43   percent  of  all    Boston   households. 

o      Forty-six   percent  of   Roxbury  workers   used   public  transportation 
compared   to  34  percent  of  Boston   workers. 

o      EIGHTY-ONE    PERCENT   OF    ROXBURY   WORKERS   WORKED    IN 
BOSTON,    WHILE   ONLY   19   PERCENT   COMMUTED   OUTSIDE   THE 
CITY. 

o     The  average  commuting  time  to  work  for   Roxbury  workers, 

excluding   those  who  work  at  home,    was   29  minutes  compared   to  25 
minutes  for   Boston   workers. 

G.  Mobility  and   Migration 

o      Forty-six   percent  of   Roxbury   residents  moved   into  their  1980 

housing   unit   in   the  previous  five  years   compared  to  55  percent  for 
all   of   Boston. 

o  THREE  PERCENT  OF  ROXBURY  RESIDENTS  AND  5  PERCENT  OF 
GREATER  ROXBURY  RESIDENTS  LIVED  ABROAD  IN  1975 
COMPARED  TO  2  PERCENT  OF  ALL  METROPOLITAN  RESIDENTS. 

H  .        Health   and    Education 

o     Many   low-weight  babies  are  born    in    Roxbury  probably  due  to   poor 
pre-natal   care,    improper-maternal   nutrition,    and  teenage  mothers. 

o      TEENAGERS   ACCOUNTED    FOR   26   PERCENT   OF   ALL    ROXBURY 
BIRTHS   COMPARED   TO   17   PERCENT   OF   BOSTON    BIRTHS   AND   16 
PERCENT   OF    U.S.    BIRTHS. 

o     THE    INFANT   MORTALITY    RATE    IN    ROXBURY   AT   20.5   PER    1,000 
BIRTHS   WAS   50   PERCENT   GREATER   THAN    THE   CITYWIDE    RATE. 

o      Five  solid   waste  transfer   stations  operate  illegally  or  improperly 
near  the   Dudley  Square  area  of   Roxbury. 
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o      Fifty-seven    percent  of   Roxbury's   adults   were  high    school   graduates 
in   1980  compared   with   68   percent  of   Boston's  adults,    77.2  percent 
for  metropolitan    Boston. 

o      Nine   percent  of   Roxbury   adults   have  at   least  a   4  year  college 
degree  compared   with   20   percent  of   Boston's  adults. 

o      Due  to  the   large  numbers  of  young   people   in    Roxbury  about  one- 
third   of  all    residents   are   in   school-from  grade   school   through 
college. 

I .         Crime 

o     Crime   in   Greater   Roxbury   (Police   District  2)   during   1984  was  only 
slightly  above  city-wide  averages  at   117.7   per  1,000  persons 
compared   to   112.9. 

o  DISTRICT  2  HAD  13  PERCENT  OF  THE  CITY'S  POPULATION  IN 
1984;  28  PERCENT  OF  PERSONAL  CRIMES  AND  12  PERCENT  OF 
PROPERTY   CRIMES. 

o      Violent  crimes,    where   Roxbury   has   a   problem,    comprise  aggravated 
assault,    robbery,    rape,    and   manslaughter.      Property  crimes,    less 
of  a   problem,    include   burglary,    larceny,    and   auto  theft. 

o     Over  the  period   1976  to  1983  total   crime   increased   6.7  percent   in 
the   U.S.    while  declining   11.6  percent  in    Boston   and   8.5   percent  in 
the   Roxbury/Mission    Hill    Police   District. 

J .        Housing   Stock 

o      In    1980,    13   percent  of   Roxbury's   housing   units   were  owner- 
occupied   and   87   percent  were   rental   units.      Dudley's   home 
ownership  was  only  4  percent.      This  compares  with   27  percent 
owner-occupied   and   73  percent   rental,    citywide. 

o      In   1980,    10   percent  of   Roxbury's   housing   units  were  vacant,    while 
2   percent  were  boarded. 

o      Roxbury   housing   averaged   over  2.3   persons   per  occupied   unit 

compared   to   less  than   2  persons   Citywide.      Overcrowding   was   about 
a   50%  greater   problem   in    Roxbury. 

o      ROXBURY   CONTAINED   OVER   330   BOARDED    HOUSING    UNITS    IN 
1980. 

K .        Housing    Finances 

o     THE   MEDIAN    VALUE   OF   OWNER-OCCUPIED   HOUSING    UNITS    IN 
ROXBURY  WAS   ONLY   61    PERCENT   OF   THE   MEDIAN    VALUE    FOR 
BOSTON    AS   A   WHOLE. 
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o      Roxbury   has  a   high   concentration   of  publicly  assisted    (including 
Section   8)   housing    --   48   percent  of  all    units   and   73   percent  of  ail 
rental    units   compared   to  only   20   percent  of  all    units   in   the   City  of 
Boston . 

o  Rents  for  Roxbury  rental  units  were  lower  than  the  citywide  aver- 
age  but  assumed   a   larger   share  of  residents'    income. 

o     Median   owner-occupied   housing   values   in    1980  were  e$21,845  for 
Roxbury,    $36,000  for   Boston,    and   $56,000  for  the  metropolitan 
area. 

o     ABOUT   25   PERCENT   OF    ROXBURY    PROPERTY    IS   TAX 

DELINQUENT    FOR    FORECLOSED    COMPARED    TO    13    PERCENT 
CITYWIDE. 

L.        Abandonment  and    Disinvestment 

o  Between  1944  and  1975  the  number  of  taxable  parcels  in  4  Roxbury 
wards  was  reduced  by  nearly  half,  representing  nearly  half  of  the 
city's  taxable   parcel    loss  over  this   period. 

o  Vacant  land,  excluding  public  open  space,  comprises  32  percent  of 
Roxbury's  total    land   area. 

o      In   the  eleven   precincts   surrounding    Dudley  Square  half  of  the   land 
area,    representing   64  percent  of  the  assessed   value,    is  tax-exempt. 

o     Of  all   taxable   properties,    469  parcels  or   14  percent  have  been  tax 
foreclosed   and   about  another  one-third   is   currently  tax   delinquent. 

o      IN    1981,    60   PERCENT   OF   THE   500,000   SQUARE    FEET   OF 

POTENTIAL   OFFICE   SPACE    IN    THE   DUDLEY   SQUARE   AREA   AS 
VACANT. 

M.        Roxbury    Economic   Base 

o      In   1981    Greater    Roxbury   had   396  business  and   9,240  jobs   while  the 
Roxbury  Study  Area   had   321    businesses  and   5,903  of  those  jobs. 

o      in   1983  the   Roxbury  Study   Area   had   44  manufacturing   firms  and 
1,202  jobs,    losing   380  jobs   since   1978. 

o  DUDLEY  SQUARE  WITH  500,000  SQUARE  FEET  OF  OFFICE  SPACE 
IN  1981  WAS  THE  LARGEST  NEIGHBORHOOD  OFFICE  MARKET  IN 
BOSTON    BUT   60   PERCENT   OF   THE   SPACE   WAS    VACANT. 

o  Roxbury  had  about  89  retail  businesses  with  715  employees  and  40 
personal   service  establishments   with   700  employees   in   1980. 
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N  .        Private    Investment 

o      FROM   1974   THROUGH    1982   THE    PRIVATE   TO    PUBLIC    INVESTMENT 
RATIOS    FOR    BOSTON    WAS    3    TO    1,    BUT    ONLY    1    TO    3    FOR 
ROXBURY. 

o      FROM   1975   THROUGH    1983,    THERE    HAS   BEEN    6   MILLION    DOLLARS 
OF    PRIVATE    INVESTMENT    IN    ROXBURY,    38   MILLION    DOLLARS 
FOR    HOUSING,    16   MILLION    DOLLARS    FOR    SCHOOLS,    9   MILLION 
DOLLARS    FOR    INDUSTRIES    AND    4   MILLION    DOLLARS    FOR    OFFICE 
AND    RETAIL    BUILDING. 

o  Future  private  investment  can  serve  as  a  very  useful  tool  for 
economic  development,  jobs,  and  increased  business  in  Dudley 
Square. 
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COMMUNITY    RESPONSE    FORMS 


The  purpose  of  the  following   forms   is  to  encourage  you   to  document  and 
transmit  to  the  Authority   your   perspective  on   the  proposed    planning   process. 

Please  fill   out  these  forms   in   as  much   detail    as   you  feel    is   necessary,    and 
return   them   to  the  Authority. 

Mail    forms   to: 

Boston    Redevelopment  Authority 
Zoning    Department 
One   City   Hall   Square 
Boston,    MA      02201 
Re:      Roxbury    IPOD 

1.        Please  comment  on   the    Interim   Overlay   Planning   District  process. 
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2. A.  Please  comment  on   the   Planning   Advisory   Committee   structure  and 
community   participation   process. 


B.        Please  make   recommendations  of  individuals   who  you   think  should 

represent   Roxbury  on   the   Planning   and    Zoning   Advisory   Committee. 
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3.        Below   please   list  other  community   issues   you   feel    need   to   be   studied    in 
this   planning   process   and    rank   all    listed   issues   in   terms  of   importance. 


ISSUES  RANK 

1  .  Housing  

2.  Density  or   Height  

3.  Neighborhood   Commercial    Areas  

4.  Industrial    Development  

5.  Open   Space  

6.  Institutional    Expansion  

7.  Transportation  

8.  Vacant   Lots  

9.  Environment  

10.  Historic   Preservation  

11.  Other  

12.  Othe- 


Name 

Address 

Organization 

Phone 
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PROPOSED  ROXBURY  NPC  STUDY  AREA 


PROJECT 
BOUNDARY 


Roxbury 


PROPOSED  ROXBURY  NPC  STUDY  AREA 


LOWER    ROXBURY 


HAMPDEN-GEORGE 


MADISON    PARK 


DUDLEY    SQUARE 


MT.     PLEASANT 


SHIRLEY-EUSTIS 


HIGHLAND  PARK 


WASHINGTON  PAR 
NORTH 

SAV-MOR 


WASHINGTON  PARf 
SOUTH 


QUINCY-GENEVA 


Proposed  IPOD  Sub-Districts 
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MAJOR  ARTERIAL 
STREETS 


COLLECTOR 


STREETS 


Transportation 
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BUS    ROUTES 
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Public  Transportation 
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ORCHARD  PARK 

EUSTIS 
BURIAL  GROUND 

HERITAGE 
STATE  PARK 

GERTRUDE  HOWES 
PLAYGROUND 

WASHINGTON  PARK 

JOHN  J.  CONNOLLY 
PLAYGROUND 

HORATIO  HARRIS 
PLAYGROUND 

HIGHLAND  PARK 

WINTHROP 
PLAYGROUND 
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Public  Parks  and  Playgrounds 
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PROPERTY  OF 
THE  BRA  LIBRARY 


BOSTON  PUBLIC  LIBRARY 
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